
           

 

PLANNING COMMISSION AGENDA
Thursday, December 19, 2013

6:30 p.m.

Coon Rapids City Center

Council Chambers

             

Call to Order  
 

Pledge of Allegiance  
 

Roll Call  
 

Adopt Agenda  
 

Approval of Minutes from Previous meeting  
 

 

 

Old Business  
 

1. PC 13-24 Site Plan Modification: Building Elevations and Additional Wall Signs and Freestanding

Pylon Sign - 430 Coon Rapids Boulevard, Jack Ovick.

 

 

2. PC 13-30 Conditional Use Permit, Place of Worship, 10731 Hanson Blvd., North Point Church  
 

New Business  
 

3. PC 13-25, Zone Change MDR to LDR2, 26XX 128th Avenue, D and J Lawrence  
 

4. PC 13-26, Preliminary Plat request for 10 single family lots, 128th Avenue and Coon Creek

Boulevard, D. and J. Lawrence

 

 

5. Foley Boulevard Station Area Planning Update  
 

Other Business  
 

Current Development  
 

Adjourn  
 

 



   

Planning Commission Regular           

Meeting Date: 12/19/2013  

SUBJECT: Approval of Minutes from Previous meeting

Attachments

Draft November 21st Minutes



COON RAPIDS PLANNING COMMISSION MEETING OF NOVEMBER 21, 2013

CALL TO ORDER

The regular agenda meeting of the Coon Rapids Planning Commission was called to order by 
Chair Geisler at 6:30 p.m.

Members Present: Chair Jenny Geisler, Commissioners Cedric Lattimore, Jonathan Lipinski, 
Donna Naeve, Wayne Schwartz, Zachary Stephenson and Julia Stevens.

Members Absent: None.

Staff Present: Community Development Director Marc Nevinski; Planner Scott 
Harlicker; and, Assistant City Attorney Doug Johnson.

---------------------------------------------------------------------------------------------------------------------

PLEDGE OF ALLEGIANCE

Chair Geisler led the Commission in the Pledge of Allegiance.

ADOPTION OF THE AGENDA

MOTION BY COMMISSIONER SCHWARTZ, SECONDED BY COMMISSIONER 
STEVENS, TO ADOPT THE AGENDA AS PRESENTED.  THE MOTION PASSED
(LATTIMORE ABSTAINED).

APPROVAL OF THE OCTOBER 17, 2013 REGULAR MINUTES 

Commissioner Naeve requested a correction to the minutes noting Commissioner Schwartz had 
three corrections to the September 19th minutes.  These corrections were noted for the record.  
She then requested a change to Page 2 of the October 17, 2013 minutes, clarifying her statement 
indicating she was offering information on the housing and was not requesting further comment 
from staff.

MOTION BY COMMISSIONER NAEVE, SECONDED BY COMMISSIONER LIPINSKI, TO 
APPROVE THE PLANNING COMMISSION MINUTES OF THE REGULAR MEETING OF 
OCTOBER 17, 2013, AS CORRECTED.  THE MOTION PASSED (LATTIMORE 
ABSTAINED).

OLD BUSINESS

1. PLANNING CASE 13-24 - SITE PLAN FOR 610 EXPRESS – 430 COON RAPIDS 
BOULEVARD – PUBLIC HEARING

The applicant has requested that this item be postponed to the December 19th Planning 
Commission meeting.
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MOTION BY COMMISSIONER STEPHENSON, SECONDED BY COMMISSIONER 
SCHWARTZ, TO CONTINUE THE PUBLIC HEARING TO THE DECEMBER 19, 2013 
PLANNING COMMISSION MEETING. THE MOTION PASSED UNANIMOUSLY.

NEW BUSINESS

2. PLANNING CASE 13-28 - CONDITIONAL USE PERMIT – AUTO RENTAL 
FACILITY – 3325 124TH AVENUE – AVIS BUDGET GROUP – PUBLIC HEARING

It was noted the applicant is requesting a Conditional Use Permit for an auto rental facility 
located at 3325 124th Avenue (Pep Boys Auto Parts building).  They will be sharing space with 
Pep Boys in the existing building.  Staff reviewed the case further and recommended approval of 
the conditional use permit for an auto rental facility.

Chair Geisler opened and closed the public hearing at 6:36 p.m., as no one wished to address the 
Planning Commission.

Commissioner Naeve questioned if it would be appropriate to mark the parking spaces that 
would be designated for the auto rental facility.  Planner Harlicker stated this could be added as a 
condition for approval. 

MOTION BY COMMISSIONER STEPHENSON, SECONDED BY COMMISSIONER 
STEVENS, TO APPROVE PLANNING CASE 13-28, THE CONDITIONAL USE PERMIT 
FOR THE AUTO RENTAL FACILITY, WITH THE FOLLOWING CONDITION:

1. DESIGNATION OF PARKING SPACES BOTH ON SITE PLAN AND ON SITE.

THE MOTION PASSED UNANIMOUSLY.

This is a decision made by the Planning Commission and shall stand unless appealed to the City 
Council within ten days after notification of the decision.

3. PLANNING CASE 13-30 – CONDITIONAL USE PERMIT – PLACE OF WORSHIP –
10731 HANSON BOULEVARD – NORTH POINT CHURCH – PUBLIC HEARING

It was noted the applicant is requesting a Conditional Use Permit to operate a place of worship in 
the building located at 10731 Hanson Boulevard.  Staff reviewed the case in detail noting there 
were some concerns with the parking needs on this site.  He discussed how the site would be 
altered to meet the City’s parking requirements, and it was recommended the Commission 
approve the conditional use permit for a place of worship with conditions.  

Commissioner Stevens questioned if the landscaping on this site would be upgraded.  Planner 
Harlicker commented this would be addressed when the site was brought into compliance. He 
explained the Commission could add this as a condition for approval.  

Assistant City Attorney Johnson explained a concern with this site was that there was currently 
pavement where it should not be.  He indicated the pavement would have to be removed in order 
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for the landscaping to be completed.  For this reason, he suggested the landscaping compliance 
align with the parking lot completion.  

Commissioner Stephenson asked if the applicant had requested any signs along with the 
conditional use permit.  Planner Harlicker stated this had not been done, and would require a 
separate application by North Point Church.  

Chair Geisler opened the public hearing at 6:49 p.m.

Ron Touchette, 7078 East Fish Lake Road in Maple Grove, explained he was a representative of 
North Point Church.  He thanked the Commission for considering North Point Church’s 
application this evening.  He then commended City staff for their efforts and assistance in 
preparing for this evenings meeting.  

David DeVel, 13628 Hidden Creek in Andover, commented he was the Pastor of North Point 
Church.  He discussed the plans for his church and congregation.  He explained one goal for his 
church would be for the community to be a blessing to the City of Coon Rapids.  He thanked the 
Commission for considering his request.

Mr. Touchette reported he and Pastor DeVel had met with the neighbors and these members of 
the community were excited to hear about the renovations proposed for the site.  He commented 
one neighbor was interested in assisting with the landscaping along the rear property line.  He 
then reviewed the proposed exterior improvements in further detail stating the site would be 
much more welcoming once the work was complete.

Linda Fish, 21401 Vail Street in Cedar, indicated she grew up in Coon Rapids.  She discussed 
the service and outreach that would be provided to the community by North Point Church.  

Chair Geisler closed the public hearing at 6:59 p.m.

Commissioner Naeve questioned if the conditional use permit requirements would remain in 
place if another church or business were to relocate onto the property.  Assistant City Attorney 
Johnson stated this was the case.   

Chair Geisler stated the proposed place of worship would be a great use for this site.  Her only 
concern was with the ten year time limit that was being allowed to bring the property into 
compliance.  

Commissioner Naeve explained she had the same concern.  

Commissioner Schwartz did not recall the Planning Commission ever allowing a ten-year time 
period for a property to be brought into compliance.  He was not comfortable with stretching this 
out to ten years.

Chair Geisler recalled allowing for extensions through seasons when necessary, but she too was 
surprised by the proposed ten year timeframe.  She was in favor of having the front landscaping 
completed sooner than later.
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Commissioner Naeve recommended the applicant submit a landscaping plan to the City with 
dates for the proposed improvements.  

Chair Geisler requested the foundation plantings in this plan be required to be completed in 
2014.

Commissioner Naeve questioned where staff came up with the ten year time period.  Planner 
Harlicker stated this was a compromise reached with the applicant.  

Community Development Director Nevinski reported the stormwater management issues would 
be addressed when the parking lot was redone.  

Chair Geisler stated the amount of parking available onsite would allow for 132 seats.  She 
questioned why staff was recommending the church be allowed to have 200 seats.  Planner 
Harlicker reviewed the current number of parking spaces available, stating there were 39 existing 
spaces and 11 to the rear of the building. 

Chair Geisler questioned what would be a reasonable timeline to bring the parking lot and site 
into compliance with City Code.

Commissioner Stephenson asked if the conditional use permit could be amended in the future if 
another church or office use were to relocate onto this site.  Community Development Director 
Nevinski stated a conditional use permit could be amended if the needs of a property were to 
change.  

Chair Geisler stated if the Commission was to proceed with an extended time period that this 
would remain with the property and not simply with the applicant.  She expressed concern that 
precedence could be set by the Commission for future extension requests on non-conforming 
properties.

Commissioner Lipinski questioned if a time period could be extended. Assistant City Attorney 
Johnson indicated that all conditional use permits could be amended and would require review 
and approval by the Planning Commission.   

Commissioner Schwartz requested further information on the rear parking area and how this area 
would be improved.  Mr. Touchette commented the parking behind the fence was in poor 
condition.  He explained the church was proposing to have this area repaired and replaced as 
soon as possible.  This parking would not be utilized until the surface was improved.  He further 
discussed the proposed improvements for the site both interior and exterior.  He indicated the 
church district office was only willing to assist with a portion of the financing, which led the 
church to request the 10 year time period for the parking lot improvements.  He commented the 
church had no problem with completing the mowing, sidewalk and foundation plantings in 2014.

Commissioner Stevens stated the 10 years still seemed excessive to her, but she suggested the 
Commission review which items would be completed within the next several years.
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Commissioner Lattimore indicated the 10 year timeframe was too long for him to support.  He 
recommended the site be brought in to compliance in two years.  He reported the applicant could 
always come before the Commission and request an extension if necessary.

Commissioner Lattimore requested further information on how the fence would be improved.  
Mr. Touchette commented the fence along the railroad would be completely replaced while the 
fence within the parking lot would be removed, as it serves no purpose.  He understood that the 
requested 10 years was a long time, but in the scheme of things, it would allow the congregation 
time to manage the numerous challenges on the site. 

Commissioner Lattimore suggested Condition 5 be amended to coincide with the proposed 
improvements by the applicant.  

Assistant City Attorney Johnson expressed concern that the Planning Commission was holding a 
site plan review of the proposed conditional use permit without a site plan.  He indicated the 
Planning Commission was not in the business or redesigning buildings.  He reported landscaping 
plans were not typically included with conditional use permit requests.

Chair Geisler stated this may be the case; however, there were concerns with getting the parking 
lot into compliance with City Code, which requires landscaping.  Assistant City Attorney 
Johnson recommended the Commission put in the blanket condition stating the applicant shall 
apply with Title 11 of the City Code, to ensure that the property properly aligns with City Code.

Chair Geisler explained that at this point, the Commission did not support the recommendation 
of staff with the proposed timeframe, and she was seeking options the Commission was 
comfortable with to approve the conditional use permit.

Commissioner Naeve asked if any of the existing parking met City Code requirements.  
Community Development Director Nevinski commented there were a few locations where the 
parking met the setback requirements.  

Commissioner Naeve questioned if the Commission was in favor of the proposed use occupying 
the building while also allowing the non-conforming issues to remain in place, for up to 10 years.  

Commissioner Schwartz stated he would be reluctant to expand the compliance timeframe 
beyond 18 months.  

Commissioner Stephenson suggested the Commission table action on this item and allow the 
applicant additional time to speak with staff regarding the conditional use permit and parking 
issues.

Mr. Touchette recognized the difficulty of the church’s request.  He discussed the unique 
circumstances of the site commenting these circumstances were not created by the applicant.  He 
reported the expansion of Hanson Boulevard made the existing parking lot non-conforming.  He 
expressed concern that the City would be requiring the church to install a $100,000 parking lot in 
order to occupy the space.  He discussed how this expense would greatly devalue the property.
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Commissioner Stevens inquired if there was a way to establish language that would allow for an 
extended timeframe for this case without setting precedence.

Chair Geisler commented that perhaps the expansion of Hanson Boulevard could be referred to 
in this case, as this road construction project created the non-conforming parking lot.  She stated 
that perhaps the conditional use permit could be approved requiring the building and landscaping 
be brought into compliance.  She recommended this be reviewed further by staff prior to the 
Commission taking action on this case.

Commissioner Stephenson agreed with this suggestion.

Commissioner Naeve clarified that this property does have land available for additional parking. 

Assistant City Attorney Johnson encouraged the Commission to limit the case to facts, which 
Chair Geisler was suggesting.  He indicated the previous property owner would have been 
compensated by the County for the lost right-of-way, which created a non-conforming parking 
lot.   He stated a phased site plan would be an option for this Planning Case and could be offered 
as a condition for approval.  He explained the City could assist with this process.  He 
recommended the Planning Commission then review the case in 24 or 36 months to assess how 
the applicant was progressing on the phased site plan.

Chair Geisler questioned if the applicant would like for the Commission to take a vote on the 
conditional use permit or table action to the next Planning Commission meeting.  

Mr. Touchette stated the church was looking for a positive outcome and he was willing to work 
with staff to demonstrate the uniqueness of this site.  He respectfully requested the Commission 
table action on this item and allow the church additional time to work with staff.

MOTION BY COMMISSIONER STEPHENSON, SECONDED BY COMMISSIONER 
SCHWARTZ, TO TABLE ACTION ON PLANNING CASE 13-30 TO THE DECEMBER 19, 
2013 PLANNING COMMISSION MEETING CONDITIONED ON THE APPLICANT 
WAIVING THE 60 DAY RULE.  THE MOTION PASSED UNANIMOUSLY.

J.K. Strand, 4343 Juno Lane North in Plymouth, explained he was the Assistant Pastor at North 
Point Church.  He indicated he has been in ministry for the past 50 years and church planning for 
the past 30 years.  He commented this church planned to grow and through this growth, more 
money would be available. He thanked the Commission for their time and consideration this 
evening.

4. PLANNING CASE 13-29 – ORDINANCE AMENDMENT TO ADD SECTION 11-
1600 ALTERNATIVE ENERGY SOURCES AND SYSTEMS – PUBLIC HEARING

It was noted the applicant is requesting an Ordinance amendment to establish Section 11-1600 
Alternative Energy Sources and Systems and requirements governing wind energy conversion 
systems.  
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Chair Geisler opened and closed the public hearing at 7:53 p.m., as no one wished to address the 
Planning Commission.

Chair Geisler discussed several typos within the Code language.  She recommended that Item H 
be reworded to ensure that WAC’s are 15 feet from any structure for safety purposes.  She 
recommended that staff review the language discussing building mounted WAC’s.  

Commissioner Stephenson suggested Item I be revised.   Assistant City Attorney Johnson 
advised he would review this language.  

Chair Geisler stated the total height allowable was described within the proposed code for each 
zoning district.  She questioned if a definition should be included within the document for 
clarification.  Planner Harlicker noted a definition was included on the last two pages of the 
document.

Commissioner Naeve was in favor of the code having additional language addressing building 
mounted WAC’s.  Planner Harlicker stated this would be addressed by State building code.

Commissioner Stephenson proposed the Commission discuss this code in further detail at a 
future work session meeting, given the number of concerns with the language.

Chair Geisler agreed with this suggestion.  

Commissioner Naeve requested staff provide the Planning Commission with additional codes to 
review prior to the work session meeting.

MOTION BY COMMISSIONER STEPHENSON, SECONDED BY COMMISSIONER 
LIPINSKI, TO TABLE ACTION ON PLANNING CASE 13-29 TO A FUTURE WORK 
SESSION MEETING.  THE MOTION PASSED UNANIMOUSLY.

5. CASE 13-27 – CODE CHANGE TO TITLE 11 REGARDING JUNK VEHICLES,  
NUMBER OF TRAILERS ALLOWED AND MINIMUM NUMBER OF STACKING 
SPACES FOR A DRIVE THRU WINDOW– PUBLIC HEARING

It was noted the applicant is requesting the Planning Commission consider a code change to 
address several Zoning Code issues relating to junk vehicles, number of trailers allowed and 
number of stacking spaces for a drive thru window.  

Chair Geisler opened and closed the public hearing at 8:07 p.m., as no one wished to address the 
Planning Commission.

MOTION BY COMMISSIONER LATTIMORE, SECONDED BY COMMISSIONER 
STEVENS, TO APPROVE PLANNING CASE 13-27, THE CODE CHANGE FOR THE 
FOLLOWING:
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1. AMEND THE SECTION 11-201 DEFINITION OF JUNK VEHICLE TO INCLUDE 
THE REQUIREMENT THAT CURRENT REGISTRATION MUST BE DISPLAYED 
AND 20 DAY TIME PERIOD FOR REPAIR WORK ON A VEHICLE.

2. ADD REGULATIONS FOR THE STORAGE OF JUNK VEHICLES TO SECTION 11-
801.6 THE INDUSTRIAL DISTRICT. 

3. AMEND SECTION 11-601.3 TO REMOVE THE STANDARD FOR TOTAL 
NUMBER OF TRAILERS ALLOWED AND AMEND SECTION 11-601.4 TO ADD 
THE STANDARD FOR TOTAL NUMBER OF TRAILERS ALLOWED.

4. AMEND SECTION 11-1207.7(4) TO ADD MINIMUM NUMBER OF STACKING 
SPACES FOR DRIVE THRU SERVICE WINDOWS.

THE MOTION PASSED UNANIMOUSLY.

This is a recommendation to the City Council that will be considered at the December 3, 2013
City Council meeting.

OTHER BUSINESS

Community Development Director Nevinski provided an update on current development.

ADJOURN

MOTION BY COMMISSIONER STEPHENSON, SECONDED BY COMMISSIONER 
SCHWARTZ, TO ADJOURN THE MEETING AT 8:14 P.M. THE MOTION PASSED 
UNANIMOUSLY.

Recorded and Transcribed by,
Heidi Guenther
Planning Commission Recording Secretary



   

Planning Commission Regular   1.           

Meeting Date: 12/19/2013  

Subject: PC 13-24 Site Plan Modification: Building Elevations and Additional Wall Signs and

Freestanding Pylon Sign - 430 Coon Rapids Boulevard, Jack Ovick.

From: Scott Harlicker, Planner

INTRODUCTION

The applicant is requesting site plan approval to change the building elevations and add a pylon sign. The building

elevations were approved by the Planning Commission in 2001 as part of the site plan approval and conditional use

permit for the convenience store. The existing monument sign was approved in 2002. Additionally, the applicant is

requesting design and use flexibility to enable additional signage on the site and building.

ACTIONS

Conduct public hearing

Recommendation by Planning Commission

Decision City Council on: January 21

60 DAY RULE

The applicant submitted this application on: September 9

To comply with the requirements of Minnesota Statute §15.99, the applicant has waived the 60 day requirement to

allow for Council action on January 21, 2014

LOCATION

The property is located at 430 Coon Rapids Boulevard.

Existing Use Comprehensive Plan Zoning

Subject

Property

Convenience store Commercial Mixed

Used

PORT and PUD, River Rapids Overlay

North Coon Rapids Blvd and office

building

Commercial Mixed

Used

PORT, River Rapids Overlay

South Hotel Commercial Mixed

Used

PORT and PUD, River Rapids Overlay

East Vacant Commercial Mixed

Used

PORT and PUD, River Rapids Overlay

West Highway 610 N/A N/A



DISCUSSION

Background

In 2001 the Commission approved a site plan and conditional use permit for a convenience store and carwash. In

2009 the Commission approved changes to the carwash that converted it to a drive thru window for a future

restaurant. The applicant completed most of the remodeling; however, the new tenant, Steak and Shake restaurant,

would like to brand the building and incorporate their corporate colors and signage into the exterior of the building. 

Additionally, the applicant is requesting design and use flexibility regarding signage. They are requesting additional

wall signage and a second freestanding pylon sign. Typically, variances are are required for additional signage;

however, because this site is in a PORT, the more appropriate avenue for relief is use and design flexibility.

Changes to the Exterior of the Building

The applicant is proposing to install facade changes to their building at 430 Coon Rapids Boulevard. The property is

in Port Evergreen and is within the River Rapids Overlay District. The existing concrete block exterior will be not

be changed. The newly exposed walls of the old carwash will be stucco to match the existing block walls. The

proposed changes affect the fascia on the east, west, north and south sides. The applicant is proposing to change the

color from white to red and black, and raise portions of it to accommodate new signage. The changes were

compared to the applicable design guidelines found in Section 11-1003.11

The applicant is not proposing to change the type of materials used on the fascia; the existing fascia consists of

white metal panels. However, they are proposing to change the color from white to red and black to match the

corporate colors. They are also modifying the shape of the canopy on the front elevation and adding a raised portion

to the fascia on the north and rear elevations. The roof will be repainted a light grey. The proposed materials are

consistent with the design guidelines found in Section 11-1003.11.

East or Front Elevation

The changes proposed for this elevation include squaring off the triangle canopy above the front doors. The

existing white fascia band and new canopy will be covered with red metal panels with a black band one foot wide

below the red panels.

North Elevation or Coon Rapids Boulevard Side

The changes proposed for this elevation include increasing the fascia height three feet over a 27 foot section to

accommodate signage. The fascia along the entire side will be changed to the corporate red and black bands.

West Elevation or Highway 610 Side

The changes proposed for this elevation include increasing the fascia height eight feet above the drive thru window,

changing the fascia color to red and black, and adding the red metal panel on the wall surrounding the drive thru

window. The changes to the fascia are continued across the entire facade.

South Elevation facing the Motel

The changes proposed for this elevation include changing the fascai to the corporate red and black. No other

changes are proposed for this side.

Signage

The applicant is requesting use and design flexibility regarding additional wall signs and a second freestanding

pylon sign.



Wall Signs

Code allows unlimited number of wall signs not to exceed two walls per building. The size is limited to 80 square

feet or 10% of the wall area to which it is attached, which ever is greater. The applicant is proposing wall signs on

three walls, the front side, Coon Rapids Boulevard side and the Highway 610 side. They are proposing wall signage

on three walls so that the business is visible from Highway 610 and Coon Rapids Boulevard. The sign area is in

compliance with code. However, the number of walls on which the signage is proposed is three, exceeding the

number allowed by code. Use flexibility, with respect to the number walls on which the signs are located, is being

requested. It may be granted if the applicant demonstrates the following:

(a) The modification significantly advances the intent of this Section;

(b) The modification is necessary to develop the property in an efficient, well-organized way; and

(c) The plan provides significant site amenities, buffers, and other elements to offset any potential harmful effects

that could be caused by the use.

Staff does not believe the applicant has demonstrated that they meet the above findings. Signage on the front and

rear of the building would be visible from the Highway 610 ramp and Coon Rapids Boulevard and comply with

code. The existing monument sign provides visibilty from both directions of Coon Rapids Boulevard.

Freestanding Sign

The applicant is proposing a 40-50 foot tall freestanding pylon sign along Coon Rapids Boulevard adjacent to the

Highway 610 exit ramp. The applicant is requesting the pylon sign to gain visibility from Highway 610 and better

visibility from Coon Rapids Boulevard. Code allows one monument sign per property. There is an existing

monument sign along Coon Rapids Boulevard near the entrance to the site. The applicant is requesting both use

and design flexibility regarding a second freestanding sign. Use flexibility is requested with respect to allowing a

second freestanding sign, and design flexibility because a pylon sign is proposed.

Use flexibility may be granted if the applicant demonstrates the following:

(a) The modification significantly advances the intent of this Section;

(b) The modification is necessary to develop the property in an efficient, well-organized way; and

(c) The plan provides significant site amenities, buffers, and other elements to offset any potential harmful effects

that could be caused by the use.

The sign is being proposed to provide better visibility from Highway 610. However, the sign proposal is not in

alignment with the policies and standards for Coon Rapids Boulevard and staff does not believe the applicant has

satisfied the standards for granting use flexibility. Specifically, the applicant has not demonstrated how the proposed

sign will a) advance the intent of the code, b) is necessary to develop the property efficiently, or c) provide

amenities or mitigate development effects.

Design flexibility may be approved provided the applicant demonstrates an alternative approach to meeting the

design standards is necessary to respond to site conditions, will result in better integration of uses or additional

public amenities, and will further the intent of this Section. Staff does not believe the desire for better visibility

from Highway 610 meets these standards. Specifically, the applicant has not demonstrated how the proposed sign

will respond to sight conditions, better integrate uses or add public amenities, or will advance the intent of the code.

RECOMMENDATION



In Planning Case 13-24, the Planning Commission recommend the following:

1. Building Elevations 

Approve the proposed modifications to the building.

2. Signs - Use Flexibility

Deny the request for use flexibility. Section 11-903.12 states that use flexibility may be approved provided the

applicant meets the following findings:

(a) The modification significantly advances the intent of this Section;

(b) The modification is necessary to develop the property in an efficient, well-organized way; and

(c) The plan provides significant site amenities, buffers, and other elements to offset any potential harmful effects

that could be caused by the use.

The sign proposal is not in alignment with the policies and standards for Coon Rapids Boulevard and staff does not

believe the applicant has satisfied the standards for granting use flexibility. Specifically, the applicant has not

demonstrated how the proposed sign will a) advance the intent of the code, b) is necessary to develop the property

efficiently, or c) provide amenities or mitigate development effects.

3. Signs - Design Flexibility

Deny the request for design flexibility. Section 11-903.12 states that design flexibility may be approved provided

the applicant demonstrates such modification is necessary to respond to site conditions, will result in better

integration of uses or additional public amenities, and will further the intent of this Section.

The desire for better visibility from Highway 610 is not sufficient to meet the standards for granting design

flexibility. Specifically, the applicant has not demonstrated how the proposed sign will respond to sight conditions,

better integrate uses or add public amenities, or will advance the intent of the code.

Attachments

Location Map

Existing Front Elevation

Existing Rear Elevation

Existing Side Elevation

Proposed Elevations

Site Plan with Proposed Sign Location
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Planning Commission Regular   2.           

Meeting Date: 12/19/2013  

Subject: PC 13-30 Conditional Use Permit, Place of Worship, 10731 Hanson Blvd., North Point Church 

From: Scott Harlicker, Planner

INTRODUCTION

The applicant is requesting a conditional use permit to operate a place of worship in the building located at 10731

Hanson Boulevard.

ACTIONS

Conduct a public hearing

Decision by Planning Commission

Appeal to City Council Available

60 DAY RULE

The applicant submitted this application on: October 18, 2013

To comply with the requirements of Minnesota Statute §15.99, the City extended the 60 day rquirement to February

15, 2014

LOCATION

The property is located at 10731 Hanson Boulevard.

Existing Use Comprehensive Plan Zoning

Subject

Property

Vacant Building Office Office

North Railroad racks N/A N/A

South Park Conservancy LDR2

East Hanson Boulevard N/A N/A

West Single Family Home LDR2 LDR2

DISCUSSION

At the Planning Commission meeting held on November 21st the Commission postponed action on this item to the

December 19th meeting. Discussion focused on the timing of the improvements to bring the site into compliance

with current setback, curb and gutter and landscaping requirements. The existing parking along 108th Avenue and

Hanson Boulevard does not comply with city code requirements for concrete curb and gutter and a 20 foot setback

from the property lines.

The November proposal included a five year time frame for the applicant to make the necessary improvements to

bring the site into compliance with current code. The Commission was not comfortable with that long a time frame.

City staff met with the applicant's engineer to discuss the required improvements. He was then going to go back to

the applicant with a cost estimate for the installation of those improvements.



the applicant with a cost estimate for the installation of those improvements.

Staff has not heard back from the applicant regarding the engineer's estimates and how it will affect their moving

forward with the project. Staff is recommending that the Commission postpone action on this item to the January

meeting. The 60 day rule has been extended 60 days to February 15, 2014.

RECOMMENDATION

In Planning Case 13-30, the Commission postponed action on this item to the January 16, 2014 meeting.
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Meeting Date: 12/19/2013  

Subject: PC 13-25, Zone Change MDR to LDR2, 26XX 128th Avenue, D and J Lawrence

From: Scott Harlicker, Planner

INTRODUCTION

The applicant is requesting a zone change from Moderate Density Residential (MDR) to Low Density Residential 2

(LDR2). The zone change is needed so that the zoning is consistent with the lands use designation and so it can be

included a proposed single family lot subdivision.

ACTIONS

Conduct a public hearing

Recommendation by Planning Commission

Introduction by City Council on: January 21, 2013

60 DAY RULE

The applicant submitted this application on: October 9, 2013

To comply with the requirements of Minnesota Statute §15.99, the City extended the 60 day requirement to

February 11, 2014

LOCATION

The property is located on the south side of 128th Avenue, west of Coon Creek Boulevard.

Existing Use Comprehensive Plan Zoning

Subject

Property

Vacant Low Density Residential Moderate Density Residential

North Vacant Low Density Residential Low Density Residential 2

South Church Institutional Low Density Residential 2 and Moderate Density Residential

East Church Institutional Moderate Density Residential

West Vacant Low Density Residential Low Density Residential 2

DISCUSSION

Background

The applicant owns 17.2 acres on the south side of 128th Avenue, west of Coon Creek Boulevard. Most of the

property is zoned LDR2; however, 1.49 acres along 128th Avenue is zoned MDR. The applicant is requesting that

the portion of their property that is currently zoned MDR be changed to LDR2. The area to be rezoned is included

in a subdivision request to plat 10 single family lots along 128th Avenue. The subject property has a land use

designation of Low Density Residential.

Analysis



Analysis

Prior to 1990 the property was zoned LDR2. Between May of 1990 and February of 1992 the property was rezoned

to MDR. The MDR zone includes most of the church property to the east and a small portion of their applicant's

property. The proposed rezoning would accomplish three things; it will make the zoning consistent with land use

designation, solve the issue of split zoning, the entire 17 acres of the applicant's property will be zoned LDR2 and

the rezoning will allow the property to be included in the proposed single family lot subdivision.

RECOMMENDATION

In Planning Case 13-25, the Planning Commission recommend approval of the proposed zone change from

Moderate Density Residential to Low Density Residential 2 based on the following findings: 

The proposed rezoning to Low Density Residential 2 is consistent with the land use designation of Low

Density Residential.

1.

The proposed rezoning is compatible with the adjacent land uses and zoning.2.

The proposed rezoning would not have an adverse impact on the area.3.

Attachments

Location Map

Zoning Map

Land Use Map
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Meeting Date: 12/19/2013  

Subject: PC 13-26, Preliminary Plat request for 10 single family lots, 128th Avenue and Coon Creek

Boulevard, D. and J. Lawrence

From: Scott Harlicker, Planner

INTRODUCTION

The applicant is requesting preliminary plat approval for Lawrence Estates. The proposed plat includes 10 single

family lots on the north and south sides of 128th Avenue, west of Coon Creek Boulevard.

ACTIONS

Conduct of public hearing

Recommendation by Planning Commission

Decision City Council on: February 5, 2014

60 DAY RULE

The applicant submitted this application on: October 9, 2013

To comply with the 120-day consideration requirement, the City must make a decision by: February 11, 2014

LOCATION

The property is located on the north and south sides of 128th Avenue west of Coon Creek Boulevard.

Existing Use Comprehensive Plan Zoning

Subject

Property

Vacant Low Density Residential Low Density Residential 2

North Vacant Low Density Residential Low Density Residential 2

South Vacant and Townhomes Low Density Residential Low Density Residential 2

East Church and Coon Creek Boulevard Institutional Moderate Density Residential

West Vacant Low Density Residential Low Density Residential 2

DISCUSSION

Background

The applicant owns 17.2 acres on the south side of 128th Avenue and 2.9 acres on the north side. They are

proposing to plat six lots along the south side of 128th street and four lots on the north side. Much of the property

on both sides of 128th Avenue is wetland and floodplain. Wetland and flood plain mitigation will be required to

make eight of the lots buildable. All of the lots front on 128th Avenue to minimize the amount of mitigation

required. The applicant has also applied for a zone change from Moderate Density Residential to Low Density

Residential 2 (PC13-25) for a portion of the property on the south side of 128th Avenue that is being considered

concurrently with this plat. Sewer and water are located under 128th Avenue and are available to the proposed lots.



Analysis

Lots on South Side of 128th Street

There are six lots proposed on the 17.2 acres located on the south side of 128th Avenue and all six lots front on the

street. The lots comply with the dimensional requirements of the LDR2 zoning district. They range in width from

85 feet to 90 feet and range in size from 17,188 square feet to 21,752 square feet. Most of the wetland and

floodplain will be platted as a 14.6 acre outlot.

Lots on North Side of 128th Street

There are four lots proposed on the 2.9 acres located on the north side of 128th Avenue and all four lots front on the

street. The lots comply with the dimensional requirements of the LDR2 zoning district. They range in width from

85 feet to 103 feet and range in size from 10,988 square feet to 12,717 square feet. Most of the wetland and

floodplain will be platted as a 1.85 acre outlot.

Wetland and Floodplain Mitigation

The applicant has been working with the Coon Creek Watershed on wetland and floodplain mitigation. A a result

of those discussions and soil borings, two lots were eliminated from the north side of 128th Avenue resulting in the

four lots as proposed. Successful implementation of the mitigation plans should be a condition of approval.

Park Dedication

Park dedication for 10 lots in the amount of $20,000 ($2,000 x 10 lots) is required prior to releasing the plat for

recording.

RECOMMENDATION

In Planning Case 13-26, the Planning Commission recommend approval of the preliminary plat for Lawrence

Estates with the following conditions: 

The proposed rezoning in PC13-25 is approved by the City Council.1.

One street tree per lot is planted prior to issuance of a Certificate of Occupancy.2.

The applicant implement all requirements and conditions of the wetland and floodplain mitigation permits.3.

All comments of the City Engineer be addressed.4.

Park dedication in the amount of $20,000 be paid prior to releasing the plat for recording.5.

Execution of a development agreement with the City.6.

Attachments

Location Map

Preliminary PLat

Grading Plan

Utility Plan

Engineer's Memo











TO: Scott Harlicker, City Planner

FROM: Kevin Kawlewski, City Engineer

         SUBJECT: Preliminary Plan Review 
Lawrence Estates

DATE: December 10, 2013

I have completed my review of the preliminary site plans including grading and utility plans
prepared by HAA dated 8/29/13 and revised 12/05/13. It is my understanding that this is a 
preliminary plat review under consideration by the Planning Commission at the December, 2013 
meeting.

The plat includes the proposed development of 10 new single family lots along 128th Avenue NW 
west of Coon Creek Boulevard.  A portion of the project area will impact wetlands in the area along 
with floodplain adjacent to Coon Creek.  The project proposes to fill 35,900 square feet of flood 
plain and 21,795 square feet of wetland.   The floodplain impact will need to be mitigated at a 1 to 1 
ratio within the same flood plain area.  The wetland mitigation requirements are proposed to 
mitigated through the purchase of wetland credits from a local wetland bank.

The Flood Emergency Management Association (FEMA) 100-year flood elevation is 858.0 on the 
south and west side of 128th Avenue and 858.2 on the north and east side of the street.  The lowest 
opening on any structure built in this area, per code, is required to be 2 feet above the 100-year flood 
elevation or else flood insurance will be required on the property.  Some of the building pads shown 
on the grading plan will need to be adjusted accordingly.  In addition to this, the Coon Creek WMO 
is reviewing the watershed with new rainfall data and the localized flood elevation could potentially 
be raised to an 859.9 elevation.  

Public utilities including sanitary sewer, water main and storm sewer have previously been installed 
with the construction of 128th Avenue NW.  The project will include the extension of sanitary sewer 
and water services to the individual lots and the relocation of the storm sewer discharge pipe.  All 
excavations under the roadway for these installations will be restored to its original condition.   

The Planning Commission is being requested to consider approval of the preliminary plat.  Approval 
is recommended with the following conditions:

 The floodplain impact will need to be mitigated at a 1 to 1 ratio within the same flood plain 
area.  The developer will need to submit a floodplain mitigation plan prior to any further 
approvals.

 The wetland impacts are required to be mitigated at a ratio of 2:1.  It is the intent of the 
developer to purchase credits from a wetland bank to offset the impacts.  Proof of the 
purchase will need to be provided to the City prior to placing fill in the wetlands.

 The plan will need to be submitted for review by Coon Creek as a condition of final plat 
approval.



 Building elevations on the grading plan will need to be required to have a 2 foot clearance 
from the lowest structure opening to the approved 100-year flood elevation.

 The developer will need to submit for approval a set of construction plans for the final 
improvements to be constructed with the project.  This will need to be completed in 
conjunction with the final plat and construction will not be allowed until the construction 
plans are approved.

Cc:  Tim Himmer, Public Works Director
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Meeting Date: 12/19/2013  

Subject: Foley Boulevard Station Area Planning Update

From: Matt Brown, Community Development

Specialist

INTRODUCTION

Staff will provide an update on the Foley Boulevard station area planning process that recently started.

ACTIONS

NA

60 DAY RULE

NA

LOCATION

Foley Boulevard generally between Coon Rapids Boulevard and East River Road.

DISCUSSION

In November the City kicked off its Foley Boulevard Station Area Planning project with the consultant team of

HKGi and SEH. Funded through a grant from the Metropolitan Council, the planning initiative will seek to guide

future development and infrastructure improvements so they support and accommodate potential future

transportation investments, such as a stop for the Northstar Commuter Rail and/or Northern Lights Express, the

high speed rail to Duluth.

Over the last month the consultant team has worked to become more familiar with the Foley Boulevard Station

Area. This has included meeting with agency representatives such as Metro Transit, MnDOT, Anoka County, and

Northern Lights Express. The consultant team also met with property owners to learn about their future plans and

any concerns they may have about planned improvements in the study area.

Attached is a summary of the project that was provided to property owners who attended the stakeholder meetings

on December 3rd and 4th. The consultant team has nearly completed Tasks 1 and 2 of the 8-month planning

process. One final step in Task 2 is to summarize and share what the team has learned with the Planning

Commission to solicit their feedback and comments. Planning Staff will present the consultant team’s summary at

the upcoming Planning Commission meeting.

Planning Commissioners may also want to mark their calendars for the charrette “pin-up” planned for Wednesday,

January 8th from 3:30 to 5:30 p.m. at City Hall. The “pin-up” will be an opportunity for agencies, property owners,

commissioners, and City Council members to provide their thoughts on the preliminary concepts for the study area

generated earlier in the day by the consultant team and city staff.

RECOMMENDATION

No action is requested at this time.



Attachments

Planning Process, Charrette Invitation

Location Map



Purpose
The City of Coon Rapids received a grant 
from the Metropolitan Council to complete 
a planning study around the Foley Boulevard 
Park-and-Ride to ensure future development 
and infrastructure improvements support and 
accommodate potential future transportation 
investments, such as a stop for the Northstar 
Commuter Rail and/or Northern Lights 
Express to Duluth. This long-range planning 
effort is intended to identify potential 
future land use configurations, as well as  
roadways connectivity and pedestrian/bicycle 
infrastructure improvements. It is anticipated 
that private and public redevelopment in the 
study area will occur over a number of years  

The consultant team kicked off the study 
in November meeting with agency staff to 
understand existing and future plans for 
transportation improvements in the study 
area. The consultant team is meeting with 
community Stakeholders in early December 
to gain insight of their concerns and any 
future plans for property they own or 
operate a business on within the study area. 
Stakeholders will be encouraged to provide 
their thoughts again during Tasks 3 and 4 as 
shown in the schedule to the right. 

Follow the study’s progress at  
www.foleyblvdstation.com.
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Foley Boulevard 
Station Area Plan

FOLEY BOULEVARD STATION AREA PLAN

Study Area

Months Nov Dec Jan Feb March April May June

Steps

1. Station Area 
Planning Kick-Off

2. Inventory 
& Alternatives 
Analysis

3. Design Workshop

4. Identifying 
Implementation 
Strategies

5. Station Area 
Planning Wrap-Up

Project Management Team
 Community
Developer Roundtable

City Council /or Commissions
Stakeholders
Agency Representatives

MARK YOUR  
CALENDAR

A “pin-up” of the ideas generated 

during the Charrette will be available 

for review and discussion at Coon 

Rapids City Hall on Wednesday, 

January 8th from 3:30 to 5:30 p.m.  

Schedule
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